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The Plunge

Project  Area – 240 acres, 600 parcels
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Mission Boulevard – existing streetscape



North of A Street

Jackson Street to Harder Road
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North of A Street to City limits
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North of A Street to City limits
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Jackson Street to Harder Road
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Jackson Street to Harder Road



Charrette – April 12-16, 2010
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Zoning

Ordinance

Subdivision

Ordinance

Existing policies and regulations
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New policies and regulations



The Transect



The Transect



The Transect



T-1 Rural Zone



T-2 Rural Zone



T-3 Sub-Urban Zone



T-4 General Urban Zone



T-5 Urban Center Zone



T-6 Urban Core Zone



Charrette Regulating Plan



Alternatives



For Variable 1, there are 4 Alternatives

Alternatives

Variable 1: Design of Mission Blvd. north of A Street
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Alternatives

Variable 1: Design of Mission Blvd. north of A Street

Alternative 1:  Maintain 

existing configuration with 

improvements.



Alternative 2:  Install a 5-ft-wide 

landscape median and reduce 

slightly the parking lane and 

sidewalk widths.

Alternatives

Variable 1: Design of Mission Blvd. north of A Street



Alternative 3:  Install a 4-ft-wide 

landscape median and reduce 

slightly the parking lane and 

sidewalk widths.

Alternatives

Variable 1: Design of Mission Blvd. north of A Street



Examples of 9‟ sidewalk widths



Why sidewalks less than 9‟ wide are not desirable



Alternative 4*:  Install a 3-ft-wide landscape median, reduce from 4 to 

2 travel lanes, add diagonal parking and maintain 10-ft-wide 

sidewalks.  * Would likely lose ability to use LATIP funding for improvements

Head-in parking Back-in parking

Alternatives
Variable 1: Design of Mission Blvd. north of A Street



Alternatives

Variable 2: Reduce allowable Building Heights from 4-6 to 2-3 

stories on Mission Blvd. between Hotel Ave. & Simon St.

N

Prospect St.



Alternatives
Variable 2 considerations:  Cross-sections showing impacts 

building heights would have on views

Mission 

Boulevard

N



Alternatives

Variable 2 considerations:  Existing view from Prospect Street



Alternatives

Variable 2 considerations:  Existing view from 

Prospect St. & Sunset Blvd.



Alternatives

Variable 2 considerations:  Existing views of 

Prospect St. properties from Mission Blvd.



Alternatives

Variable 2 consideration:  Existing 3-story building on 

Mission Blvd. between Hotel Ave. & Simon St.



Alternatives

Variable 2 consideration:  Example of T5 density at 3 stories 



Alternatives

Variable 3:  Designate parcels on Mission Blvd.

between A St. and “Big Mike Park” as Civic Space

Proposed location of

“Big Mike Park”
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Alternatives

Variable 3 considerations:  Factors in 

Deciding Civic Space designation

Fault Lines



Alternatives

Variable 4:  Designate area between Jackson St., 

Mission Blvd., and Fletcher Lane as T5



Alternatives

Variable 5:  Designate parcel at southeast corner of 

Mission Boulevard and Jackson Street as Civic Space

Fault Lines



Alternatives

Variable 6:  Include slip lane on west side of Mission 

Boulevard between Torrano Ave. and Harder Road



Alternatives

Variable 6 considerations:  Advantages of slip lanes



Alternatives

Variable 7:  Change zoning from SD to T4-2 and change location 

of new Thoroughfare in southwest corner of Specific Plan area.

Road configuration in charrette Regulating Plan Alternate road configuration



Development Alternatives for the  „Opportunity Site‟

at Mission Blvd. and Carlos Bee Blvd.

Mission Blvd.

Mission Blvd.
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California Environmental Quality Act 

(CEQA)



CEQA

NOP DEIR FEIR



CEQA

NOP DEIR FEIR

CommentComment



CEQA

NOP DEIR FEIR

CommentComment





CEQA

Aesthetics

Air Quality

Biological Resources

Climate Change

Cultural Resources

Geology & Soils

Hazards

Hydrology

Land Use

Noise

Public Services

Transportation

Utilities
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